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Docket Item #14
DEVELOPMENT SPECIAL USE PERMIT #2006-0036
1600 KING ST. - DSF/LONG KING ST HOTEL

Planning CommissionMeeting
April 3, 2007

REQUEST: Consideration of a request for approval of an amendment to DSUP#2002-
0041, with site plan, to convert a residential building with ground floor
retail to a 107 room hotel, with two restaurants, a day spa with massage, a
reduction of loading spaces and valet parking; zoned KR/King Street
Retail Strategy.

APPLICANT: DSF/Long King Street I, LLC and Kimpton Hotel and Restaurant Group,
LLC by M. Catherine Puskar, Attorney

STAFF: Jeffrey Farner, Division Chief Development
Jeffrev.Farner@alexandriava.gov
Kristen, Mitten, Urban Planner
Kristen.Mitten@alexandriava.gov

LOCATION: 1600King Street

ZONE: KR/King Street Urban Retail

PLANNING COMMISSION ACTION. APRIL 3. 2007: On a motion by Mr. Komoroske,
seconded by Mr. Jennings, the Planning Commission voted to recommend approval of the
request, subject to compliance with all applicable codes, ordinances, staff recommendations and
amendments to conditions lla, llf, llh, 15,31, 38a, 39a, 108. The revisions were in response
to the correspondence dated 4/2/07 from Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. and
discussion by the Commission on valet parking, parking and affordable housing. The motion
carried on a vote of7 to O.

Reason: The Planning Commission generally agreed with staff analysis and found the proposed
development to be generally consistent with the King Street Urban Retail Strategy. The
Planning Commission also found that the proposed parking/valet management condition, annual
reviews and additional loading addressed concerns raised regarding parking and valet parking.
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Speakers:

Cathy Puskar, attorney representing the applicant.

Jim Melton, resident at 105 Harvard Street, spoke in opposition to the proposal. Mr. Melton
stated the hotel is not appropriate for this part of the City; raised concerns about valet parking;
employees will end up parking on the street; residents of the neighborhood will not benefit from
this proposal. Mr. Melton would rather see apartment complex with affordable housing in this
location.

Nina Tisara, owner of Tisara Photography at 1607 King Street, stated that valet parking should
be free to retain parking on King Street. She stated that her concerns were addressed by staff
recommendations. It is important to not charge for valet parking and recommends the applicant
advertise the free valet parking to get people to use it.

Julie Crenshaw VanFleet, 26 Wolfe Street, raised concerns that a hotel here would change the
dynamic of the area and while it would be a benefit to some businesses it would be a detriment to
others. She stated that this is not neighborhood-serving retail so there should be a neighborhood
contribution such as undergrounding of utilities. Harvard Street should be residential parking
only.

Van Van Fleet, Old Town Civic Association, raised concerns that valet parking will not help this
areas parking problem and that valet parking approved in this area could have a cascading effect
on the rest of King Street if valet parking begins replacing on-street parking.

Charlotte Hall, Vice President of Potomac Riverboat Company, spoke in support of the project
and stated that valet service is exactly what was envisioned for this area along King Street by the
King Street Retail Strategy. Ms. Hall suggested that this is a creative and efficient solution to the
parking problems along King Street.

.
Trey Hanbury, President of the Upper King Street Neighborhood Association, spoke to three
concerns the community has with this proposal: Parking, Neighborhood Commitment and Trash.
The staff recommended valet program addresses the community's parking concerns. The
previous residential project was going to bring increased potential for revitalizing Jefferson
Houston Elementary and now that a hotel is replacing the residential component of the project,
the developer should make a neighborhood contribution to the school. Mr. Hanbury encouraged
additional public benefit for adjoining school.

Jim Moore, representing the ownership group of Hampton Inn, spoke in support of the project
however he expressed concern regarding the size of the valet zone and the time it will take valet
attendants to the drive the cars to the garage given the distance of the valet route - from Peyton
to Duke to Dangerfield to Dechantel. Mr. Moore recommended the Planning Commission defer
action on the valet parking to look at the valet plan in more detail.
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I. IMPACTSI BENEFITS:

Table1
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IMPACTIBENEFIT COMMENTS

. The proposalis a mixed use project,withhotel use combinedwith
Consistency with Strategic groundfloorretail and restaurantuses,high qualitybuildingdesign
Plan and King Street Retail and a publiclyaccessiblecourtyard,whileretaininga 100 year old
Strategy structure,and redevelopingan importantlocationfor activatingKing

Street.
. 107 hotel rooms
. a fullservicerestaurantwith 106seats

Use . a coffee/winebarwith48 seats
. a day spa with massage for hotel guests and public. conferenceroomfacilities

Open Space I Streetscape
. 2,749sq.ft.groundlevelcourtyardwillbe accessibleto the public. $15,000contributionto the Kine:StreetPark.
. Sculpturefocal element with a water featurewithin the courtyard,

Pedestrian benches, additional landscaping,pedestriancrosswalksand count
down signals on King Street, pedestrianscale lighting, and trash
receptacles.

. The building will range in height ITom35 to 60 feet. The mass of the
building is in the rear and the lower scale, historic street presence is
respected by preserving one historic building, preserving the facade of

Building Compatibility another, and designing a scaled down (3 stories) new building on
King Street. The new building consists of high quality materials and
design details that have been approved by the Old and Historic Board
of Architectural Review.

. Theapplicantwillmakea voluntaryofferof $2.00per sq. ft. of floor

Affordable Housing areapermittedwith a site plan (52,688sq. ft.) and $4.00 per gsf for
the additionalfloor area (17,420 sq. ft.) as part of the special use
permitfora totalvoluntarycontributionof$175,456.

. A two level undergroundparking garage with 75 parking spaces
accessed ITomDechantel Street.

. The applicantproposes valet parking,removing 6 public parking
spaces on King Street.

Parking
. Staffhas includeda recommendationthatthe valetzonebe limitedto

60 ft. (3 spaces)
. The applicanthas requested a parking reduction,to provide one

loading space instead of the required four loading spaces.
. Staff has included a recommendationthat there be two loading

spaces.
. Staff has includeda recommendationthat will require the site and

Environment buildingelementsto be designedin a mannerto achievea minimum
of 20 pointsonthe LEEDratine:system.

Fiscal
. $1.45 million annually.



II. EXECUTIVE SUMMARY

A. Overview

Two years ago, a 65 unit residential condominium
project was approved, with an additional 2,914 sq. ft.
of ground floor retail in addition to the 1,250 sq. ft. of
retail that existed previously at 1514-1600King Street.
This plan included underground parking and included
the retention of the existing 100-year old building.
The applicant is now requesting an amendment to the
special use permit, and several additional special use
permit approvals, to change the use from residential
and retail to a 107 room hotel with two restaurants
with 154 seats, a day spa with massage, a reduction of
loading spaces, and valet parking. The proposed
ground floor retail space has increased to 6,207 sq. ft.
The proposal retains the increase in building density
from 2.0 to 2.67 FAR, which was approved as part of
the original application. The building, including its
massing, height, footprint, envelope, and building design
will not change.

The co-applicant identifies the Kimpton Hotel and
Restaurant Group, LLC, will be the proposed operator
of the new boutique hotel complex. The Kimpton
Hotel and Restaurant Group, LLC, is currently
renovating Hotel Monaco (formerly Holiday Inn) and
it also recently purchased the Morrison House.

Many of the issues that were significant challenges on
this site, such as mass, scale, design and open space
were addressed as part of the previous approval. The
amendment, changing the use from residential
condominiums to hotel and restaurant uses, raises
some new issues that include:

. ParkingIValet.

. LoadinglUnloading.
· Restaurants/Day Spa Uses.

4

--

DSUP #2006-0036
DSF/LONG KING STREET HOTEL

Fi2Ure 1: Site

Fi2ure 2: Site Plan
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Figure 3: King Street Photo

B. Parkin!!

Valet Parking

The King Street Retail Strategy
recognizes that parking on King Street
is a precious commodity and must be
maintained for the existing retail and
commercial uses on King Street. It
must also be used efficiently to avoid
excessive spillover parking into the
adjoining residential neighborhoods.

The applicant is proposing a valet
parking program on King Street to
solve the issue of identifying the
location of the rear parking garage for
patrons of the hotel and restaurants.
However, the proposal requires the
elimination of the equivalent of six
parking spaces on King Street in front
of the proposed hotel and plans to
charge a fee for the valet parking
servIce.

..
,- 1 I'" I"- - ----

Fi2ure 4: Applicant Proposal for Valet Parkin2

Figure 5: Staff Proposal for Valet Parking
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There are three other hotels on King Street that range in size from 80 rooms (56 parking spaces)
to 228 rooms (204 parking spaces). Only one other, the Holiday Inn at 480 King Street, has a
King Street curb area restricted for hotel loading and taxis. If each of these hotels removed six
parking spaces from King Street, the effect on King Street would be a considerable detriment to
the public and the business community.

The amount of parking proposed to be removed on King Street by the applicant is excessive. In
addition, the applicant's proposal to charge a fee for the valet service is unacceptable because
patrons will avoid the charge by parking on the street when spaces are available. Residential
areas are protected to some extent by existing residential parking districts, but nearby businesses
are not.

A fundamental question with this proposal is whether valet service is appropriate. As an
alternative, the public street parking could be metered for short term, 20 minute, parking for
loading and unloading, similar to the space at the adjoining Hampton Inn.

On balance, staff supports valet at this location for three reasons. First, valet parking is an
efficient way to ensure use of the hotel garage, which adds to the parking capacity on Upper
King Street. In addition, valet service allows stacked parking, adding approximately 15 to 20
additional spaces in the underground garage for the restaurant/retail parking, and those uses
otherwise are not required to provide parking. Finally, the valet parking area could be the
beginning of a more comprehensive plan for parking for this block as envisioned by the King
Street Retail Strategy.

While staff supports valet parking at this location, if done in a comprehensive manner, where the
whole block is taken into consideration, the approval should be subject to the following:

· Limit the valet zone to a maximum area of three parallel parking spaces on King Street,
or 60 ft.

· Valet service is to be provided 24 hours a day seven days a week.
· Service is to be free of charge to users of the restaurant and day spa uses.
· Valetserviceto be heavilypromotedto patrons.
· Valet parking area zone must be used solely for the use of loading and unloading of

passenger vehicles.
· Cars may not remain in the valet area for more than 10 minutes. If cars are left for

periods exceeding 10 minutes the Directors of P&Z and TES can require additional
staff/resources to comply with the 10minute requirement.

· Theapplicantwillbe responsiblefor all "ValetParkingZone"streetsigns.
· If requested by the Directors of P&Z and T&ES in the future the valet parking zone will

be made available for other uses on King Street and may be subject to enlargement if
there is a demonstrated need at time of review.

· Annual reviews by the Directors of T&ES and P&Z may be required to determine
compliance with the conditions, and whether modifications are needed.

6
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c. Loadin!!lUnloadine

The applicant is requesting special use permit approval to reduce the number of loading spaces
from four loading spaces required by the Zoning Ordinance to one loading space. While staff
acknowledges that recent hotels, such as the Marriott on Duke Street, have received reductions in
the number of loading spaces, this proposal is different because of the two new restaurants
proposed which require a considerable number of deliveries and generate a larger amount of
refuse and associated loading/unloading. Therefore, staff recommends:

. The applicant be required to provide at least two loading spaces accessed from Dechantal
Street.

. All providers to the restaurant and hotel be given clear directions to the loading area and
be made aware of the loading restrictions.

. No loading/unloading is permitted on King Street.

. As part of both the valet parking and the loading issue, conditions make clear that any
loading or unloading on any public right of way, including King Street, is a violation of
the SUP approval.

D. Restaurants

The proposal includes two restaurants which will occupy the buildings on King Street: a 106
seat restaurant will be located in the new building; and a smaller coffee and wine bar, with 48
seats, will be located in the existing building at 1520 King Street. The two restaurants, coupled
with the proposed day spa at 1600 King Street will bring retail activity to Upper King Street and
help to enliven the pedestrian environment, consistent with the goals of the King Street Retail
Strategy. With Kimpton as the operator of the restaurants, the uses will contribute to the variety
of dining experiences available on King Street. Staff has included the standard restaurant
conditions as part of its recommendation, changing the applicant's proposed closing hours to
1:00 a.m., in order to be consistent with other restaurants in the area and on King Street, and in
order to protect nearby residents from potential late night impacts.

E. Communttt

There have been several meetings with the Upper King Street Neighborhood Association to
explain the proposal to them, answer their questions and hear their concerns. Staff has also met
with Old Town Civic Association. In general, the neighborhood has reacted favorably to what
they see as an exciting project that will upgrade the area. On the other hand, neighbors have
expressed concern about some aspects of the proposed valet parking, which staff s recommended
changes should address. In addition, Upper King Street residents hope to see neighborhood and
pedestrian improvements.

7
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F. Conclusion

Staff supports the proposed change in use from the current approval because the proposed use
retains its pedestrian orientation with open space and streetscape improvements, and provides
more ground floor retail (6,207 sq.ft.) than originally proposed by the previous proposal. While
staff initially had concerns regarding the proposed valet parking, with the staff recommendations,
as outlined, staff recommends approval.

8
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The site fronts on King Street near the
intersection with Harvard Street. The
site is surrounded by two and three-story
buildings on King Street that consist of
retail and office uses and three- to five-
story office buildings to the south of the
site along Prince Street. Farther to the
west, along King Street, there are five-
and six-story office buildings, with
ground floor retail as well as a six-story,
63 foot tall Hampton Inn hotel building.
To the north of the site across King Street,
the buildings range in height from two to five
stories and consist of retail and office uses. Beyond the immediate commercial area on King and
Prince Street are several residential areas, including the close-by blocks on Harvard Street and
North Peyton Streets.

III. BACKGROUND

A. Site and Context

Figure 7: King Street

DSDP #2006-0036
DSFILONG KING STREET HOTEL

- - .

-
Figure 6: King Street

Figure 8: Hampton Inn King Street

9



B. ProDosed DeveloDment
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The proposed 121,670 sq. ft. building will include a hotel with 107 guest rooms, three
conference meeting rooms, and a board room. Two restaurants and a day spa will occupy the
three building components along King Street. This proposal will replace the currently approved
plan for a 121,670 sq. ft., 65-unit condominium building.

-----

Figure 9: King Street Building Montage

It proposes to construct a new building located to the side and rear of the existing 100 year old
building. The two buildings will be separated by a 2,749 sq. ft. courtyard that is accessible from
King Street and open to the public. The height of the new buildings will range from 35 feet, in
three-stories along King Street, to 60 feet, or six-stories, on the rear portion of the site.

The proposed development will be
constructed over a two-level underground
parking garage, with a total of 75 parking
spaces. Access to the underground parking
will be from the rear of the site along
Dechantel Street. The rear entrance will also
provide access to the loading area.

Figure 10: Public Open Space in Courtyard
10
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IV. ZONING

The proposal is subject to the KR/King Street Urban Retail Zone.

Table 2

Aoorovals Required
The amended development proposal includes several features that require development special
use permit approval.

· Uses: approval is required for the hotel use; restaurant uses; and the massage
establishment, which is part of the day spa;

· Parking: approval is required for valet parking;
· Loading: approval is required for a parking reduction to provide fewer than four loading

spaces.
11
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DSF Long 1514-1600 King Street and 1602 Dechantel
Property Address: 1514-1602King Street
Total Site Area: 26,344 square feet (0.60478 acres)
Zone: KR/King Street Retail Urban Zone
Current Use: Vacant
Proposed Use: Hotel, with restaurants and day spa

PermittedlRequired Proposed

Uses hotel 107 room hotel*
restaurants full service restaurant*

wine bar *
personal service day spa with massage*

FAR 2.0/3.0 with SUP 2.67 FAR*

Floor Space 79,677 sq. ft. with SUP 70,208 sq. ft.*

Yards none required nla

Open Space none required 2,749 sq. ft. courtyard**
10,538 sq. ft. total open space

Height 82 feet with ground level retail 35 to 60 feet

Parking 75 for hotel (.7 per room) 75 in underground garage, plus stacking by valet

(King Street none required for restaurants, retail service*

Parking
District)

Loading four loading spaces one provided in rear*

* SUP required ** public access easement provided
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v. STAFFANALYSIS

Staff is recommending approval of the amended development application, with the change from
residential to hotel, restaurant and day spa uses. The proposed mix of uses, site plan, building
design and pedestrian and open space improvements were anticipated by the vision of the King
Street Retail Strategy and will help to bring activity and vitality to a Metro proximate
redevelopment site. While the parking and loading capacity of the site is limited and
challenging, staff is recommending approval because it finds that, through the proposed
conditions, the parking and loading concerns can be addressed.

In analyzing the amendment to the development approval, staff focused on:
. The proposed hotel use;
. The restaurant uses;
. The parking and loading issues; and. Consistencywith the King Street Retail Strategy.

A. Proposed Hotel Use

A hotel use helps to bring a number of people to the site on a continual basis, creating steady
activity on the street. This is the direction that the King Street Retail Strategy prescribes for an
energized, pedestrian oriented King Street corridor. Although the originally proposed residential
use provided activity, as well as a balance, to the office uses in the area, and minimize vehicle
trip generation, a hotel is also an active use. It will neighbor with several other hotels in the area,
including:

Table 3

The proposed Kimpton hotel will mix well with these other nearby hotels because it is a
relatively small (107 rooms), boutique operation, with restaurant and spa amenities, offering
variety and depth to what is becoming a popular hotel node for Alexandria at the King Street
Metro. The location is desirable to both families and business travelers because of its easy
access to Washington, D.C., to Reagan National Airport and to shopping and dining
opportunities in Old Town.

12

Hotel Address Number of
.. , . .Rooms

Hampton Inn 1616King Street 80
Hilton Alexandria 1767King Street 178
Old Town
Marriott 1456 Duke Street 240
Residence Inn
Embassy Suites 1900 Diagonal 267
Alexandria Road



Based on conversations
with representatives from
ACVA, planning staff
understands that the market
for hotels in Alexandria,
especially near the Metro as
an opportunity to help
solidify Alexandria's
tourism industry.

B. ProDosed Restaurants

This application more than doubles the
proposed amount of retail space in the project,
increasing the retail area from 2,914 sq.ft. to
6,207 sq.ft. The space is primarily occupied by
two new specialty restaurants on King Street,
each of which requires SUP approval:

Full Service Restaurant: With 106 seats, and
occupying 2,834 sq. ft., this facility will be
located in the new portion of the development
being built at the east end of the King Street
frontage. Facing both King Street and the
interior courtyard, it will offer full service
dining and a full service bar. The applicant has
indicated that the hotel will be operated by
Kimpton, will bring a well known chef to Old
Town, and proposes to be open from 6:00 a.m.
to 2:00 a.m. daily.

Wine Bar: This proposed restaurant, with 48
seats and 2,083 square feet, will be located
within the preserved historic building at center
of the King Street frontage. It will have
windows on King Street and will operate in the

DSDP #2006-0036
DSF/LONG KING STREET HOTEL

.,

AREA HOTELS

_HILTON
_EMBASSY SUIUS
.~ H PTONINN
_os, LONG

. MARRIOTT

MORRISON HOUSE

_OLD TOWN HOTEL

Fit!. 11: Hotels

~
Orange
Green
Yellow
Gray
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evenings serving alcohol and desserts, and may operate during the day, serving coffee and
bakery goods. The proposed hours of operation are from 6:00 a.m. to 2:00 a.m. daily.

The combination of the two upscale restaurants along King Street, neither of which can be
considered quick service or fast-food, will promote an active street presence, will occupy what
had been low activity retail spaces, and will bring energy and vitality to Upper King Street. The
proposed restaurants will generate desirable customer activity on the ground floor of the building
and will optimize the pedestrian experience for people on street level beyond the typical retail or
office hours.

Although supportive, staff is mindful of the need to protect surrounding areas from any negative
effects of increased activity on Upper King Street. Standard restaurant conditions have,
therefore, been included as part of this application. As to potential impacts, staff notes that the
greatest typical impact - parking - is not an issue in this case, because of the proposed valet
parking program being proposed. As with other King Street restaurants, the applicant must
require that its employees who drive to work use off-street parking. Entertainment and off
premises alcohol sales have not been requested, which staff is recommending not be permitted.
Finally, staff has included a condition regarding the potential for outdoor dining in the courtyard,
which could be a positive, active feature, if located and designed so as not to interfere with the
"openness" and public access of the courtyard.

As to the proposed 2:00 a.m. closing hours, staff is recommending that both restaurants close at
1:00 a.m. daily, with customers already in the restaurant who have placed orders being able to be
served and remain until 2:00 a.m. This arrangement has been applied repeatedly in recent years
to King Street restaurants in order to provide a reasonable dining experience and to be consistent
among restaurants, most recently at O'Connell's (SUP# 2004-0065), Las Tapas (SUP# 2004-
0106) and Le Gaulois (SUP# 2006-0107), despite requests for later hours. Staff notes that
Casablanca (SUP# 1957A), Stellas (SUP #2002-0105) and Seagar's Restaurant in the Hilton
Hotel (SUP#2001-0098) also include 1:00 a.m. closing times. The only exceptions to this
approach remain at a few grandfathered restaurants in the lower King Street area.

c. Dav Spa

The proposed day spa is a good addition to the hotel and restaurant mix and will operate as an
amenity for hotel guests as well as for public customers. It functions as retail for purposes of
promoting pedestrian traffic and activity generally along the street. In fact, in this case, the spa
will include approximately 1,300 sq. ft. at ground level, where guests will be greeted and retail
spa products will be sold. In addition, the proposal includes approximately 3,250 sq. ft. of below
grade space. Services will include massage, facials and other spa services. The use proposes to
operate from 9:00 a.m. to 9:00 p.m. daily. As with other day spa applications, the portion of the
use which includes massage services requires SUP approval. Staff is supportive of the use, and
has included typical massage establishment conditions as part of the approval.

14
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D. Parkin!!

The proposed development is located on King Street where only one lane of traffic travels in
each direction, and where public, metered parking spaces are typically fully parked. The
proposed hotel project raises a series of issues and challenges if traffic on King Street is not to be
obstructed, parking and loading capacity is to be sufficient and the proposed valet parking is to
be successful.

This application's valet parking plan is the first proposal in Alexandria to promote valet parking
as a solution to a congested area's parking issues. The King Street Retail Strategy endorses the
concept, recognizing that if the City is to have an energized King Street, including new active
uses, creative parking solutions must be part of the King Street corridor's future. Staff supports
the idea for this particular case, because it does allow increased efficiency in the off-street
garage, and helps provide adequate parking for this particular group of active uses. It also may
pave the way for additional, or more organized, valet parking efforts on King Street. At the same
time, the concept is not without significant issues that must be addressed.

Underground Parking Garage

The underground garage includes 75 parking spaces to serve the hotel, restaurant and spa uses.
The proposed 75 space garage provides fewer than the 100 spaces previously proposed for the
residential project. Administrative offices and spa floor area use basement space which had been
devoted to parking in the prior .

development plan.

Dechantel Street, although a public
street, functions as a wide public alley,
providing access to several other
parking garages and service areas
behind buildings on King and Prince
Streets. When the project was to be
condominiums, users of the garage
would have been residents who would
have become familiar with its hard-to-
find location. With the new application
for hotel, day spa and restaurant uses,
guests arriving for the first time will
have difficulty finding the garage if
allowed to self-park.

./
Fig. 13: Dechantel Street

15
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The applicant proposes to address the hidden location of the parking garage by providing
mandatory valet parking for all guests arriving at the hotel with their own vehicle.

Parking Capacity/Number of Spaces
The site is located in the King Street Transit Parking District, which allows reduced parking
requirements for sites and uses in proximity to the Metro to encourage transit use. Hotels are
required to provide 0.7 parking spaces per room. A hotel with 107 rooms is required to provide
75 parking spaces, which is the number of on-site spaces provided with this plan. Elsewhere in
the City, hotels are required to provide one space for each hotel room. Retail and restaurant uses
are exempt from any parking requirement as an incentive to attract such uses and anticipating
that many of the restaurant patrons will also be guests of the hotel. Specifically, no parking is
required for the first 10,000 square feet of floor area for retail and restaurant uses when they are
ancillary uses to the primary hotel use.

Staff researched the parking capacity of other hotels in Alexandria, as well as hotels in Arlington
near Metro. It found that the ratios (number of rooms compared to number of parking spaces)
vary widely, and are often affected by many variables including the desire of the operator,
location, proximity to Metro, and the other amenities provided such as restaurants, and
conference facilities. The parking ratios in Alexandria range from 0.60 to 1.90 parking spaces
per room. In Arlington hotels near Metro, the ratios range from 0.14 to 0.99.

Table 4
Alexandria Hotels

16

Number of Number of On-
Parking.Hotel Address Guest Site Parking Ratio

"" Rooms Snaces

Embassy Suites
Alexandria 1900Diagonal Rd 267 184 0.69
Hilton Alexandria Old
Town 1767King Street 178 106 0.60
Marriott Residence Inn 1456Duke Street 240 205 0.85
Old Town Hotel -
Holiday Inn 480 King Street 228 204 0.89

Holiday Inn Hotel -
Historic District 625 First Street 321 342 1.07
Hampton Inn - Old Town 1616King Street 80 56 0.70
Morrison House 112 S. Alfred St 51 97 1.90
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Table 5

The proposed hotel parking, at a ratio of 0.7 spaces per room, with no parking for retail and
restaurant space, is consistent with the range of ratios at other hotels in the area, and especially
well within the range of Arlington Metro-proximate hotels. In addition, by requiring all patrons
arriving at the hotel complex to use valet parking, the applicant will be able to stack vehicles in
the garage, achieving increased efficiency and increasing the capacity by approximately 20-25%,
or 15-20 additional spaces. This increase would bring the parking ratio up to 0.84 to 0.88 spaces
per room.

The applicant anticipates 60 to 80 hotel guests per day with 35%ofthe overnight guests arriving
in their own vehicles and 65% arriving by other means, including taxi, transit, and shuttles. The
estimate is consistent with the King Street Hilton's approximation that 70% of its guests arrive
by means other than private vehicle. If only 35% of the anticipated guests drive to the hotel, then
only 28 of the garage spaces will be required, leaving some 66 spaces for 152 new restaurant
customers. Based on this analysis, staff finds that, if the valet service is provided, the garage
space is sufficient for the uses proposed.

Employee Parking

Staff is concerned about the necessarily high number of employees associated with the type of
uses proposed. The applicant anticipates 50 total hotel employees, with 20 employees per shift,
plus five day spa employees, and 15 restaurant employees during each restaurant shift. Because
these numbers could negatively affect the capacity levels if a larger than expected percentage of
employees drive to work and park in the parking garage. Staff is recommending that the
applicant identify the location and arrangements for off-street employee parking for employees.

17
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Parking Parking
'Hotel Adgress Rooms Snaces* .. . Ratio*

1250 South Hayes
Ritz Carlton-PentagonCity Street 366 50 0.14

1333 N. Courthouse
Hilton Garden Inn Rd 189 50 0.26

801 North Glebe
Westin Arlington Gateway Road 336 200 0.60
Holiday Inn Arlington at 4610 N. Fairfax
Ballston Drive 221 200 0.90
Hyatt Arlington @Key
Bridge 1325 Wilson Blvd 302 300 0.99
Residence Inn by Marriott 1651N. Oak Street 176 130 0.74
* Parking Space Amounts are approximations provided by hotel
representatives



Valet Parking
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The applicant proposes a valet parking area on King Street which including six spaces for valet
parking (113 feet), occupying much of the King Street frontage of the development. The
applicant proposes to valet park all guests who drive to the hotel for overnight accommodations,
and guests who arrive via car to utilize the dining facilities and/or day spa. There will be two,
full-time valet service attendants from 7am to 11pm, and one valet service attendant from 11pm
to 7am.

Valet Parking Cost

Staff proposes to amend the valet parking plan proposed by the applicant. Staff recommends that
the valet parking be provided free of charge for the day spa and on-site restaurant guests. A free
service will help to ensure that a fee does not limit the effectiveness of the valet area, especially
for restaurant and day spa patrons, who might otherwise avoid the fee and park in the remaining
on-street spaces.

Size of Valet

Regarding the size of the proposed valet area, staff is
recommending that it be smaller than the applicant
proposes to minimize the impact to other businesses on
King Street. Specifically, staff's proposal will limit the
parking area to a maximum of 60 feet, or the equivalent
of three spaces. The remainder of the curb area in front
of the development area should remain in metered
parking for the public, with three of those parking
spaces being designated for 20 minute parking. The
staff recommendation allows for three large vehicles at a
time awaiting valet service, but no extra space for
entering or exiting, which is not part of typical metered,
public parking on King Street. It also allows for the
possibility that additional spaces may be available for
drop off and pick up in the 20 minute spaces, at times
when those spaces are free. This arrangement was the
solution in front of the nearby Hampton Inn hotel and
appears to work well.
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Location of Valet

The location of the valet parking area is also of concern to staff because if it is in the center of
the development trontage it will block the 100 year old building completely. Therefore, staff is
recommending that it be moved to the eastern portion of the site, which will also position it at a
convenient point for access to the entrance of the hotel.

Sidewalk

Another concern is with the sidewalk area adjacent to the valet parking zone, which must be kept
open and clear for pedestrians passing through the area. Although none are proposed, staff has
added a condition prohibiting the construction or use of any structure or other device within the
sidewalk area in tront of the development for the valet service so as not to impede pedestrian
traffic on the sidewalk.

E. Loadine/Unloadioe

The applicant is proposing one loading space, and is identical to the prior residential proposal in
this respect. The zoning ordinance requires four loading spaces for a hotel and restaurants of this
size, rather than the one space required for a residential use. The applicant, therefore, requests a
parking reduction to supply fewer loading spaces than required.

The proposed loading space is at ground level, is accessed from the rear from Dechantel Street,
and is 30 feet long. However, the change from residential complex, with occasional moving
needs of residents, to a hotel complex with meeting rooms, two new restaurants, with a total of
154 seats, and a day spa creates additional loading requirements for the site. Staff finds the
single loading space to be insufficient for the proposal.

Staff agrees with the applicant that a
reduction in this case is warranted, finding
that a full four space requirement is
excessive and unnecessary. The zoning_

ordinance does not distinguish among a i ~-;j
variety of non-residential uses, including
manufacturing,storage,retailbusinessesand

1
hospitals. This broad brush approach

requires flexibility and a practical approach .. \}
in particular cases. Staff notes that there -l "-!i . 't

have been other SUPs for loading space /I 1wL-..i.
reductions granted for other hotels in recent ~,'_ .",,,, ~

years. At the Marriott Suites on Duke Street w" ..' :1""".",__ _ __ ___
only one loading space was required, but the

Fig. 15: Hampton Inn Loading Area
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hotel includes no restaurant; at the new Marriott in Eisenhower East, only one loading space was
required; the Hampton Inn just west of the proposed hotel was granted a reduction but provides
two loading spaces.

Staff is recommending that the applicant provide at least two loading spaces in the rear of the
building at grade and accessed from Dechantel Street. In addition, staff has included language
requiring that the applicant monitor its own deliveries, advising suppliers of the location and
requirement to use the rear loading bays. Finally, staff requires that no loading or unloading
from the King Street right of way will be tolerated and intends to monitor the location and issue
citations if necessary. With the additional loading bay, staff hopes that enforcement efforts can
be kept to a minimum.

F. Consistency with Kine Street Retail StrateJ!V

When this development was originally approved, considerable effort was spent ensuring that the
proposal was consistent with the King Street Retail Strategy, especially as relates to the street
front, uses, the design of the building and the open space and pedestrian amenities. Approved
just one year ago, the King Street Retail Strategy was designed to provide a long term vision for
King Street. Initiated in response to community and City concerns about the long term
competitiveness of King Street's retail sector and the direction of future development along that
corridor, the Strategy provides an overall market, design, land use, parking, and transit
framework. While much of the street is historic and will not be redeveloped, the Strategy also
provides guidelines to ensure that care and sensitivity are required for those few sites where
redevelopment is possible.

The Strategy speaks specifically to the proposed development site at 1514-1600 King Street,
identifying it as a prime redevelopment location and citing its proximity to the Metro and
extensive King Street frontage as benefits to be featured in any new development on the site.

The development was approved, with an increase in FAR from 2.0 to 2.67, because it achieved a
site plan and building mass arrangement with extensive architectural detailing that respected the
historic context and met the challenges of a complex site. By arranging the mass on the site into
a series of building components, its size is minimized. In addition, by setting the larger section
of the building (60 feet/6 stories) away from the street, where it is only minimally visible, the
portion of the building that is close to the street and most visible can be smaller (30 feet/3
stories) and similar to the nearby buildings on King Street. In 2005, staff recommended, and
Council approved, a revised design, removing a floor from the 1600 King Street portion of the
development, and further ensuring a compatible building streetscape and historic scale. The
current proposal includes that revision.

The U shaped building surrounds the central courtyard and emphasizes the historic building at
1520 King Street. The proposal provides full building breaks around the existing historic
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building and retains its original fabric. The 100 Year Old Building thus becomes the central
piece of the development both from King Street and the internal courtyard. In addition, the
project is consistent with the King Street Retail Strategy's requirement that new buildings be set
back at a ratio of 1 to 1.5 from King Street, thus ensuring that larger buildings do not cast
shadows on King Street and also to maintain the relatively modest scale (30-50 feet) of the
historical King Street frontage.

G. Expansion of the Historic District

Since the approval of the project,
and its BAR review and approval,
Council has approved master plan
and zoning map amendments which
expand the Old and Historic District
to incorporate the area of the
development. Specifically, on May
20, 2006, the district was expanded
along the south side of King Street
from South Peyton Street westward
to include all of the land through
1614 King Street and 1602
Dechantel Street, stopping short of
the Hampton Inn hotel. (MPA
#2006-0003, REZ #2006-0001).
Remaining structures between the
Hampton Inn and the Metro station
include late 20th and early 21st
century structures. Anticipating
redevelopment of sites within the
expanded BAR area, the expansion
legislation expressly did not change
the allowable heights for
development, which remain at 77-82
feet under the KR Zone.

Fig. 16: Expansion Area

The expansion of the District does
not affect the subject development
inasmuch as its earlier BAR
approval (BAR CASE # 2005-0165)
approved the exterior design, the
materials and the details of the I .-,

proposed building, and the building

21
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envelope, footprint and exterior architecture and design is not proposed to be changed. As to
demolition, the prior BAR approval (BAR CASE #2005 -0164) reviewed and allowed the
removal of a recently added shed addition at the rear of 1520 King Street. As part of the
expansion, the building at 1520 King Street will be removed from the 100-Year Old Building
List, because it is now located within the boundaries of the District.

Because there has already been BAR approval of both the proposed development and the partial
demolition, and because no changes are proposed, the currently valid approval continues to
control the development and no additional approval is required. If, as staff recommends, the
exterior of the rear of the building changes to accommodate an additional loading space, then
BAR approval will be required for that change. If the applicant chooses to make other changes
to the exterior, then BAR approval will be required for those changes. Any signage for
restaurants, the hotel or other retail uses will also require BAR approval.

Litigation Issues

On July 20,2005, the Board of Architectural Review (BAR) grantedpermission to demolish and
encapsulate the shed addition attached to the 100 year old listed building located at 1520-1524
King Street (BAR Case #2005-0164). The BAR's action was appealed on August 3, 2005 to the
City Council, which upheld the BAR's action at a public hearing on September 20, 2005. On
October 20, 2005, Boyd Walker and others filed a petition for judicial review, seeking to
overturn the City Council's decision in the BAR case. The project developer intervened in this
court proceeding; the matter was settled, and the BAR case was dismissed on June 14, 2006,
based on the developer's agreement to contribute $25,000 to the City for the purpose of
surveying properties in pursuit of the expansion of the Old and Historic Alexandria District, and
to erect an historically appropriate marker on the site, as approved by the Office of Historic
Alexandria. The donation is to be made prior to issuance of the first certificate of occupancy,
and the marker erected prior to release of the public improvement bond for the project. These
requirements remain.

H. Open Space/ Archeolol!V

Open Space

Although there is no open space requirement for the proposed building as hotel, restaurant and
day spa, the plan includes 10,538 sq. ft. of open space, or 40% of the site area as was approved
with the condominium development. This includes 5,944 sq. ft. with above ground terraces and
4,594 sq. ft. of ground level open space, including the 2,749 sq. ft. courtyard/plaza and 1,129 sq.
ft at the rear of the site along the emergency vehicle easement. Since the exterior of the building
or basic site plan is not changing from what is currently approved, the plan still includes the
same amount of open space. A requirement of the currently approved plan was for a
contribution of$15,000 to enhance the King Street park.
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Archeology

Extensive interest has been generated regarding the history of the site, including whatever
artifacts of earlier history might be found beneath the ground. Although one archeological firm's
report identified the area as the possible site of a slave-trading establishment from the early 19th
century, further research has shown that such a use would probably have been located east of the
scope of the development site, and possibly as far east as South Peyton Street. Excavation on
the subject property has found no remnants of a slave trading site.

The archeological excavation has uncovered the remains of a water conduit or pipe, indicating
that a water recovery and delivery system may have been located on the property. These features
may relate to the Civil War use of the site. Staff is requiring that the applicant fund the
conservation of the wooden artifacts recovered from the archaeological excavation, including the
barrel, pump, and a section of the conduit and recommends that they be incorporated into the
proposed development as a reminder of the historic importance of the site.

To ensure continued vigilance in excavation, several conditions related to archeology have been
added, including the requirement that an archeological consultant monitor all ground-disturbing
activities during the construction process, and that work be stopped if additional discoveries are
made at the site until a City archaeologist comes to the site and records the finds.

VI. COMMUNITY

There are some concerns in the community with the proposal, chiefly as relates to the parking
and loading and the consequent traffic impacts. Overall, Upper King Street neighbors are
pleasantly encouraged by the proposed new uses for their neighborhood. On the other hand,
some residents in the Upper King Street Neighborhood Association and Old Town Civic
Association felt that they lacked sufficient specific information about the hotel, restaurant and
valet parking operation to feel comfortable with the parking proposal.

Several of staffs conditions which attempt to address comments raised by the community. The
limitations on valet parking, the continuing review process and the requirement for additional
loading all help maintain parking on King Street for the public, minimize the potential for traffic
problems and provide a valet parking process in which the neighborhood can take part.
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VII. CONCLUSION

Staff recommends approval of the proposed amendment to amend the use to pennit a hotel use,
two restaurants, day spa and valet parking. Staff s recommendation is subject to the attached list
of recommendations.

STAFF: Richard Josephson, Acting Director, Department of Planning and Zoning
Jeffrey Farner, Chief, Development;
Bob Leeman, Principal Planner; and
Kristen Mitten, Urban Planner.
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VIII. STAFF RECOMMENDATIONS/CONDITIONS:

Staff recommends approval subject to compliance with all applicable codes, ordinances, and the
following conditions:

A. OPEN SPACE -LANDSCAPING:

1. (REVISED CONDITION) The central courtyard area shall provide the level of detail
and amenities depicted on the [mal site plan dated July 18. 2005. prelimiBaryplan dated
Feemary 23, 2Q05 and shall also provide amenities such as special paving surfaces,
materials, benches, trash receptacles, landscaping, etc. to encourage its use. In addition
the courtyard shall be revised to provide the following to the satisfaction of the Director
ofP&Z:
a. The connection from King Street shall be revised to maximize its use as a

publically accessible open space iBeludiag that the gates will be a lft&XiBRHB
height of 6 feet and the raised planters on the King Street entrance shall be the
minimum height necessary to accommodate trees.

b. The walkways for the internal sidewalks and courtyard shall generally be the
same brick as used adjacent to King Street to reinforce the public nature of the
space.

c. The central courtyard and landscaping shall be privately maintained.
d. The central courtyard shall be fully open to the public following the hours and

guidelines established by the Department of Parks, Recreation and Cultural
Activities during hours normally associated with residential uses.

e. A freestanding focal point! (sHeaas sculpture which incofJ'orates a water element
or fo\:lfttaiB)of appropriate scale for the space shall be provided within the central
courtyard.

f. Where raised planters are necessary they shall be brick or stone.
g. The internal landscaped and open space areas shall be irrigated.
h. All lawn areas shall be sodded.
i. All landscaping shall be maintained in good condition and replaced as needed.
j. Provide shade trees(rather than the proposed ornamental) along the north side of

the rear drive aisle.
k. Shrub plantings shall provide seasonal color and be arranged to provide visual

interest and harmony within the public space as well as be complimentary to the
design of the public space and its proposed use.

1. Low scale pathway or bollard lighting.
m. A decorative sign shall be added to identify the ground level open space courtyard

as a public open space paI'k.
n. The proposed gate and fencing shall be eliminated. qhAl1h", tlmlh AgA1A",tth",

Atf1APPlAt "<An", """PIA nAPlA.(P&Z) (PC)
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2. A perpetual public access easement shall be granted for the internal courtyard and
pedestrian access on King Street and all sidewalks located outside the public right-of-
way. All easements and reservations shall be approved by the City and recorded prior to
the release of the final site plan. (P&Z) (T&ES)

3. (REVISED CONDITION)A final landscape plan shall be provided with the final site
plan to the satisfaction of the Director of P&Z and RP&CA. The plan shall include the
level of landscaping depicted on the [mal prelimiBary landscape plan and shall at a
minimum also provide:
a. The planting depth on top of the parking deck shall be a minimum of 2 ft. for the

shrubs and groundcover and a minimum of 4 ft. of soil depth for trees with
adequate drainage to support the trees. Raised planters shall be the minimum
depth necessary to accommodate trees and landscaping.

b. All trees to be limbed up a minimum of 6 ft. as they mature to allow for natural
surveillance.

c. Board and batten fencing and other measures if identified by the City Arborist
shall be provided to protect the existing mature Black Oak trees on King Street
during construction. Should any pruning of the existing tress be necessary during
construction such pruning must be undertaken by a certified arborist. All tree
protection shall be installed prior to any demolition, grading or construction.

d. Trees are not to be planted under or near light poles.
e. All landscaping shall be maintained in good condition and replaced as needed. All

plant specifications shall be in accordance with the current and most up to date
edition of the American Standard For Nurserv Stock (ANSI Z60.1) as produced
by the American Association for Nurserymen; Washington, D.C.

f. All work shall be performed in accordance with Landscape Specifications
Guidelines 4th Edition as produced by the Landscape Contractors Association
(LCA) of Maryland, District of Columbia and Virginia; Gaithersburg, Maryland.

g. Depict all utility structures, including transformers, on the final development plan.
All utility structures (except fire hydrants) shall be clustered where possible and
located so as not to be visible from a public right-of-way or property. When such
a location is not feasible, such structures shall be located behind the front building
line and screened.

h. The landscape plan shall be prepared and sealed by a certified landscape architect.
(P&Z)

4. (REVISED CONDITION) The rooftop open space shall be designed to function as
high-quality usable open space for the guests resideBts of the respective rooms tmits. At
a minimum, the revised plans for the plaza decks shall include the following to the
satisfaction ofthe Directors ofP&Z and RP&CA:
a. Features and elements such as seating, trash receptacles, and pedestrian-scale

lighting.
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b. Varied and high quality paving material.
c. A significant amount of additional landscaping with provisions for irrigation or

water source.
d. The railing for the roof-top deck (excluding the eastern facade) shall be set back

or incorporated into the parapet so that the railing is not visible from the adjoining
public right-of-ways.

e. The lighting for the roof-top open space shall be pedestrian-scale pathway
lighting and shall not be visible from the adjoining streets.

f. Noise generated in conjunction with the roof top open space shall be limited to the
type and hours normally associated with a hotel use residemial use. (P&Z) ~

B. PEDESTRIAN AND STREETSCAPE:

5. (REVISED CONDITION) The applicant shall provide pedestrian streetscape
improvements that at a minimum shall provide the level of improvements depicted on the
final site plan dated July 18. 2005. preliminary site plan and shall provide the following:
a. Because of the amount of construction, underground parking garage and utilities,

the brick sidewalk and parking meters and tree wells for the King Street frontage
of the property shall be replaced.

b. The size of the tree wells to be replaced shall be 4 ft x 10ft.
c. A pedestrian countdown signal shall be provided for the pedestrian crossing at the

intersection of King Street and Harvard Street.
d. A stamped and colored asphalt crosswalk shall be provided at the intersection of

King Street and Harvard Street.
e. Three ~ new decorative city standard black metal trash cans shall be provided

for the King Street frontage of the property and a one new decorative £i1y
standard black metal trash can shall be provided at the intersection of King Street
and Harvard Street.

f. All sidewalks shall be City standard red brick.
g. The applicant shall provide a $15,000 contribution for enhancement to the King

Street park including but not limited to trash receptacles and landscaping, or the
contribution shall be provided to a fund for comparable improvements on King
Street to the satisfaction of the Director ofP&Z and RPCA.

h. Revise the sidewalk materials for the southern portion of the building to be brick,
including the sidewalk crossing at the garage entrance to delineate the pedestrian
crossing.

1. The surface for rear drive aisle line shall be stamped and colored bomanite
concrete to appear as cobblestonelbrick or similar decorative surface to the
satisfaction of the Director of P&Z to reduce the perceived expanse of the alley
pavement.

J. All streetscape improvements and the monetary contribution shall be completed
prior to the issuance of a certificate of occupancy permit.
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k. The cost of the pedestrian, streetscape and open space improvements may be paid
from the King Street Metro Fund. The cost of the remainder of the condition(s)
shall be the responsibility of the applicant. (P&Z) (C'it,.C'm1R~in

6. Provide all pedestrian and traffic signage to the satisfaction of the Director of T&ES.
(T&ES) (DSDP #2002-0041)

7. Replace existing curb and gutter, sidewalks, and handicap ramps that are in disrepair or
broken. (T&ES) (DSDP #2002-0041)

8. Provide additional spot elevations at the proposed crosswalk along the garage and loading
dock entrance. (T&ES) (DSDP #2002-0041)

9. The sidewalk and existing bus stop shall remain open during construction. (T&ES)
(DSDP #2002-0041)

10. All driveway entrances and sidewalks in public ROW or abutting public ROW shall meet
City standards. (T&ES) (DSDP #2002-0041)

C. PARKING:

11.
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underground parking garage or other approved off-street location for uses
contained on-site.

d. The valet operator shall provide sufficient staff and resources to operate the valet
service safely and effectively within the boundaries of the designated valet
parking area. Double parking. staging outside the valet parking area as defined
herein. vehicles stored in the valet loading zone over 10 minutes and vehicles
stored in locations other than designated off-street facilities shall be considered
indicators of inadequate staffing to meet vehicle volumes. If vehicles are found to
be within the valet parking zone for more than 10 minutes the Directors of P&Z
and T&ES shall reQuireadditional staffing and/or resources necessary to comply
with this condition.

e. The applicant shall be responsible for all appropriate signage including "Valet
Loading Zone" signage and other applicable signage as required by the Director
of T&ES. Freestanding and other signage other than traffic signs shall be
prohibited.

f. If reQuested by the Directors of P&Z and T&ES. the valet zone shall be made
available for adjoining tenants on King Street for operation of valet parking for
ad.acent uses. If and when ad. inin e t i ement val t arkin for th ir
u e th val t z n a e in reased t me t the i i I eman as
d t rmin b Dir r of PanT E This conditi n shall n t re uir,
an dditi n I cost t the a licant t r vi arkin fi r ad.oinin t nant
adjacent uses. or to fund imDrovementsto accommodate such uses.

g. The valet arkin shall be reviewed within twelve 12 months b the Directors
ofT&ES and P&Z to determine its compliance with the conditions herein and all
applicable codes and ordinances. As part of the initial or annual reviews under
this paragraph. the directors may require the operator to adjust the features of the
program. Alternatively. if the Directors of T&ES and P&Z have concerns
regarding the operation. the case will be docketed fore review by the Planning
Commission and City Council.

h. The applicant shall provide controlled access into the underground garage. +he

1:Indergroundparking;for residents and yisitors.
1. Employees of the hotel shall be encouraged to use public transportation.

Employees who drive to work shall be reQuired to use off-street parking. +he. ... .. .

1'IArk11'10" (P&Z) (T&ES) (PC)

12. (REVISED CONDITION) The proposal shall be revised to provide two (2) loading
spaces in rear of building. The applicant shall depict turning movements for delivery
trucks accessing these two loading spaces to the satisfaction of the Directors of T&ES
and P&Z. All deliveries for the subject property retail delh'ery shall occur in the
designated loading area accessed from Dechantal Street as depicted on the site plan.
(P&Z) (T&ES)
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13. The applicant shall provide off-street parking for all construction workers without charge.
For the construction workers who use Metro, DASH, or another form of mass transit to
the site, the applicant shall subsidize a minimum of 50% of the fees for mass transit.
Compliance with this condition shall be based on a plan, which shall be submitted to the
Department of P&Z and T&ES prior to the issuance of the Excavation/Sheeting, and
Shoring Permit. This plan shall set forth the location of the parking to be provided at
various stages of construction, how many spaces will be provided, how many
construction workers will be assigned to the work site, and mechanisms which will be
used to encourage the use of mass transit. The plan shall also provide for the location on
the construction site at which information will be posted regarding Metro schedules and
routes, bus schedules and routes. If the plan is found to be violated during the course of
construction, a correction notice will be issued to the developer. If the violation is not
corrected within ten (10) days, a "stop work order" will be issued, with construction
halted until the violation has been corrected. (P&Z) (DSDP #2002-0041)

14.

parkiag spaces for gaests within the plaza area to the satisfaction of the Director of
T&ES. (T&ES)

15. (CONDITION AMENDED BY PLANNING COMMISSION) All ..il;:itnr 1'IArkiRg

be iastalled by the applieaat. All appropriate on-street parking signage and any other
signage for control of pedestrians and vehicles shall be installed by the applicant
clevelfmerto the satisfaction of the Director of T&ES. (P&Z) (T&ES) (PC)

D. MASS TRANSIT INCENTIVES

16. (REVISED CONDITION) A TMP Coordinator shall be designated for the retail aBEi
eoadominiam uses on application for the certificate of occupancy permit. This person
will be responsible for implementing and managing all aspects of the TMP and the
parking management program for the project. (P&Z)

17. (REVISED CONDITION) A transportation management plan (TMP) account shall be
funded annually at a rate of $0.11 per square foot of occupied restaurant or retail space
and $0.025 per square foot of hotel space. aad $60 per oee\:1f>iedresidefttial unit. The first
payment to the fund shall be made with the issuance of initial r~l;:icl~RtiRInr retRil
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